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Avery Associates 
 Real Estate Appraisers – Counselors   282 Central St. 
        P.O. Box 834 
        Acton, MA 01720 
        Tel: 978-263-5002 
        Fax:978-635-9435 
        jon@averyandassociates.com 
October 4, 2010 
 
Steven L. Ledoux, Town Manager 
Town of Acton 
472 Main Street 
Acton, Massachusetts 01720 
 
Re: Second Supplemental Analysis 

90 Martin Street and 2 Stow Street 
Acton, Massachusetts 

 
Dear Mr. Ledoux: 
 
 In accordance with your request, attached please find the report presenting the 
second supplemental analysis of market value for the above referenced real property. 
This supplemental analysis is in the Restricted Use Appraisal format in accordance with 
our agreement.  This format is the most abbreviated method of reporting and is designed 
to provide to you, as the intended user, conclusions only.  This second supplemental 
appraisal analysis incorporates by reference the reports prepared for you dated February 
1, 2010 and September 1, 2010. 
 
 The purpose of this second supplemental analysis is to provide an estimate of the 
value of this property, a 10.18 acre portion of the total site with and without the impact of 
the estimated $100,000 cost to remediate environmental contamination on a portion of 
the site in response to environmental contamination. 
 

The February 1, 2010 appraisal was based on an estimated land size of 15.7 acres.  
A subsequent survey resulted in a revised acreage of 13.89 acres.  The primary effect of 
this correction was to reduce the potential for development of the land (one less building 
lot). A supplemental valuation analysis was prepared on September 1, 2010 to identify 
the value of the reduced acreage. This second supplemental valuation analysis is based on 
a 10.18 acre portion of the site using the revised acreage as it affects the lot layout and 
the associated costs of infrastructure and development. 
 

An ASTM Phase II Environmental Site Assessment (ESA) was prepared (dated 
June 7, 2010) by Groundwater and Environmental Services, Inc.  The results of this ESA 
are summarized on page 1 and 2 of their report.  They conclude, based on their initial 
work, that chromium, arsenic, lead and PAHs are present in the soil and freshwater 
sediment at “…concentrations which constitute a 120 day MassDEP reporting condition 
for the present owner”.   
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October 4, 2010 
Steven L. Ledoux, Town Manager 
 
 

Further onsite testing and analysis has been prepared by O’Reilly, Talbot & Okun 
Associates, Inc. under the direction of James Okun, LSP. The results of their Soil and 
Sediment Sampling Program are detailed in their report of September 29, 2010.  
Excerpts from their report and their estimate of costs for excavation and disposal are 
attached. 

 
This second supplemental valuation analysis is based on 10.18 acres of land 

suitable for development of 5 house lots.  Two valuation scenarios have been prepared: 
first for the property “as is” with the existing unremediated environmental condition and 
second using the hypothetical condition that the property is no longer contaminated and 
remediation has been completed.  Based on the results of the onsite testing and analysis 
of the samples, the estimated cost of remediation is approximately $100,000. 
 
 The value opinion reported is qualified by certain, definitions, limiting conditions, 
hypothetical conditions and certifications included herein and in the original appraisal 
report.  This appraisal has been prepared for your exclusive use and may not be 
distributed to or relied upon by unintended users without prior permission. 
 
 As a result of this second supplemental analysis, it is my conclusion that the 
market value of the subject 10.18 acres “as is” and hypothetically remediated, as of 
October 1, 2010, is: 
 

Value “as is”     $740,000 
 
Hypothetical Value – as if remediated $830,000 

 
 
 This letter must remain a portion of the attached Restricted Use Appraisal Report 
with related exhibits in order for the value opinion set forth to be considered valid. 
 
      Respectfully submitted, 
 

       
      Jonathan H. Avery, MAI, CRE 
      Massachusetts Certified General 
      Real Estate Appraiser #26 
 



RESTRICTED USE APPRAISAL REPORT 
 

SECOND SUPPLEMENTAL VALUATION ANALYSIS 
 
CLIENT:   Steven L. Ledoux, Town Manager 

Town of Acton 
 
APPRAISER:  Jonathan H. Avery, MAI, CRE 
    Avery Associates 
    282 Central Street 
    Acton, Massachusetts 01720 
 
PROPERTY ADDRESS: 90 Martin Street  

2 Stow Street  
    Acton, Massachusetts 
 
PURPOSE OF THE ANALYSIS:  To supplement the February 1, 2010, and September 
1, 2010, appraisals of the subject property in light of revised survey information and 
updated soil and sediment testing related to environmental contamination. 
  
INTENDED USE OF THE REPORT:  The intended use of this analysis is to 
supplement the conclusions of the earlier appraisals. 
 
INTEREST VALUED:   Fee Simple 
 
EFFECTIVE DATE: October 1, 2010   
 
DATE OF REPORT:    October 4, 2010 
 
SCOPE OF THE ANALYSIS: During the process of developing and reporting the 
results of this second supplemental analysis, the appraiser again inspected the subject 
property from the roadway.  In addition to reviewing material gathered in conjunction 
with this inspection the appraiser reviewed additional data including: 
 

• Updated survey of the property as shown on the 6/15/2010 Progress Print 
prepared by Stamski and McNary, Inc. 

• Updated conceptual lot layout of the property prepared by town engineer (since 
retired) Bruce Stamski 

• ASTM Phase II Environmental Site Assessment (ESA) (dated June 7, 2010) 
Groundwater and Environmental Services, Inc. 

• Soil and Sediment Sampling Program prepared by O’Reilly, Talbot & Okun 
Associates, Inc. under the direction of James Okun, LSP, as detailed in their 
report of September 29, 2010 

• MLS data reporting sales transactions involving vacant land and homes occurring 
since February 1, 2010 

• Available economic data pertaining to residential real estate market conditions 
during Q1, Q2 and Q3 2010 
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MARKET CONDITIONS 
 
 The residential real estate market conditions since the date of the original 
appraisal, February 1, 2010, have both improved and stabilized.  During the first and 
second quarter of 2010, the Federal Homebuyers’ Tax Credit energized the market for 
homes.  In Acton and surrounding areas, this resulted in an increase in the number of 
sales transactions when compared to one year previous and resulted in a slight increase in 
the median home price. However, preliminary reports for the third quarter show a 
substantial decline in the volume of closed home sales, albeit with another slight increase 
in prices.   
 
 National indices, including the S&P/Case-Shiller National Home Price Index, 
reflect this stimulus to the residential real estate market.  In the greater Boston area, the 
change from the first quarter 2010 to the second quarter was a positive 1.2%.  A one-year 
lookback shows an increase of 3.4% in prices.  Preliminary data for July, August and 
September of 2010 is not as positive.  There are indications that the volume of sales 
transactions has decreased significantly, although not an unexpected event.  Many 
forecasters believe that sales which might have occurred in July and August of 2010 took 
place in the spring to meet the buyer demand fueled by the federal income tax credit. 
 
 MLS data for Acton for the period July 28, 2010, to August 31, 2010, reflects this 
stimulus.  During this period, 113 homes were sold at a median price of $533,000 
representing a sales price to list price ratio of 98%.  During that same period, 121 homes 
actually went under agreement.  Currently, there are 92 homes on the market in Acton, 
with a median price of $572,500.  This compares with the condition in February of this 
year of 45 homes on the market with a median price of $545,000. 
 
 This market stimulus is less clear with respect to the sale of lots.  There has been 
a very low volume of lot sales transactions in Acton over the last six months.  It is 
reported that two parcels of land sold, only one of which was a single house lot.  That lot 
sold for $325,000.  Currently, there are three lots on the market in Acton ranging in price 
from the high $200,000’s to over $1,000,000.  This is not considered to be representative 
of normal market conditions.  However, the fact that three lots went under agreement for 
purchase in the last six months does show a return of market activity. 
 
 In summary, the market conditions for residential real estate in Acton improved 
significantly during the first and second quarters of the year.  However, current market 
conditions are less clear and the fall selling season will be an important indicator of 
where the market is headed.  In my opinion, the market for lots at the subject property 
would be comparatively strong and I continue to forecast approximately 18 months for 
sale of lots should they be developed at the subject property. 
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SUBJECT PROPERTY: 
 
 The primary change affecting the subject property is a revised total land area 
based upon recent survey.  In the original appraisal, the total land area was calculated to 
be 15.7 acres.  A corrected survey, most significantly impacted by the land calculation 
under Mill Pond, results in a total land area of 13.89 acres.  This total land area is as 
depicted on the progress print dated June 15, 2010, prepared by Stamski and McNary, 
Inc. included in the Addenda to this analysis. 
 
 The June 15, 2010 progress print appears to depict three lots of land.  It is 
important to note that there are actually two existing parcels:  Parcel 1 - 4.2739 acres and 
Parcel 62 – 9.6158 acres for a total property area of 13.8897 acres which I have rounded 
to 13.89 acres. The third lot is a Proposed Lot 3.7090 acres (or 161,586 sf).  This 
proposed lot is an overlay of portions of the existing parcels. 
 
 The most significant result from this revised land area is the reduced potential for 
lots at the subject property from a total of 7 (including the existing residence) to a total of 
6 (including the existing residence). This revised acreage resulted in a revision to the 
conceptual development potential of the property. 
 
 For the purpose of this second supplemental analysis, the existing residence on 
approximately 161,586 sf (3.7090 acres) is NOT INCLUDED, resulting in the subject of 
this analysis being 10.18 acres (13.8897 total acres less 3.7090 acres) with development 
potential for 5 lots. 
 
 
HIGHEST AND BEST USE:   
 
 As noted, the primary change affecting valuation is the reduction in land area 
resulting from the new survey.  This reduction not only reduces the land area to such a 
degree that one less lot may be created, but also results in a change to the conceptual 
development plan eliminating the need for the second shorter new roadway extending 
from Martin Street.   
 
 As shown in the revised Conceptual Development Plan prepared by retired Town 
Engineer, Bruce Stamski, the roadway required to provide access from Stow Street 
remains similar to that in the original conceptual layout.  Although the land areas may 
vary slightly for each of the potential lots, they are similar in size (80,000 sf or greater) to 
those envisioned in the earlier 7-lot layout.   
 

The major infrastructure change is that the second roadway, estimated to be 300 
feet in length extending from Martin Street, will no longer be required.  The revised 
conceptual subdivision plan is included in the Addenda.  It is noted that Lot 1 on this 
conceptual plan is actually comprised of the original Lot 1 and Lot 2 based upon the 
earlier survey.   

 
It is further important to note the identified contamination at the property.  The 

questionable areas are in the vicinity of Lot 1 and Lot 2 on this updated conceptual 
 3



layout.  This contamination has been confirmed by onsite sampling. Remediation or 
activity/use limitation (AUL) is required.  The development potential of this area of the 
conceptual plan would be significantly affected if the clean up does not take place or an 
AUL is chosen as an alternative to cleanup.  If subsequent facts/information become 
available resulting in fewer lots or additional required remediation, the value analysis and 
conclusions presented may change. 
 
 
SECOND SUPPLEMENTAL VALUATION ANALYSES 
 
 In order to adapt this second supplemental valuation analysis for the revised 
acreage, I have relied upon the progress print survey of June 15, 2010, and the revised 
conceptual layout included in the Addenda to this appraisal.  As a result of these 
modifications, the valuation analysis presented in the earlier reports has been modified.  
 
 This modification, resulting in the supplemental conclusions contained herein, is 
primarily impacted by the change in the number of potential lots (now 5 – not including 
3.7090 acres and the existing home at 90 Martin Street) and the reduced infrastructure 
costs.  These are reflected in the attached, revised conceptual subdivision development 
model.  These modifications are first applied to the value of the 10.18 acres “as is”, 
meaning without remediation.  The estimated cost of remediation of $100,000 is 
included. As a result of these modifications, the indicated value of the subject 
property (10.18 acres) is $740,000 (rounded).   
 
 Next , these modifications are analyzed as if the remediation described in the 
O’Reilly, Talbot & Okun Associates, Inc. report was hypothetically complete. As a result 
of these modifications, the hypothetical value of the subject property (10.18 acres) is 
$830,000 (rounded).   
 
 A summary of each of these analyses is attached. 
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RECONCILIATION AND CONCLUSIONS 
 
 The purpose of this second supplemental analysis is to provide to you revised 
valuation conclusions for 10.18 acres of the property based on the updated survey 
information.  This updated survey information indicates the subject property to be 
smaller than originally thought when the February appraisal was prepared.  The resulting 
smaller total land area, 13.89 acres, impacts the conceptual development potential at the 
property. 
 
 The revised development potential of the property is a total of five homes sites, 
excluding the existing house and 3.7090 acres at 90 Martin Street. In addition, the revised 
conceptual development plan provides for only one newly constructed cul-de-sac rather 
than the two shown in the original plan. 
 
 The impact of these changes, in the context of evolving market conditions, is 
shown on the revised conceptual subdivision development models.  The first analysis 
concludes with a value of the 10.18 acres “as is” with environmental contamination not 
remediated. Next a hypothetical analysis of the 10.18 acres assuming that remediation is 
hypothetically complete is presented. 
 

As a result of this second supplemental analysis, it is my conclusion that the value 
of the 10.18 acre subject property, “as is” and subject to the Hypothetical Condition that 
remediation is complete, as of October 1, 2010, is: 

 
Value “as is”     $740,000 
 
Hypothetical Value – as if remediated $830,000 
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CERTIFICATION 
 
 I certify that, to the best of my knowledge and belief,... 
 

• the statements of fact contained in this report are true and correct. 
• the reported analyses, opinions, and conclusions are limited only by the 

reported assumptions and limiting conditions, and are our personal unbiased 
professional analyses, opinions, and conclusions. 

• I have no present or prospective interest in the property that is the subject of 
this report, and I have no personal interest or bias with respect to the parties 
involved with this assignment. 

• my engagement in this assignment was not contingent upon developing or 
reporting predetermined results. 

• my compensation for completing this assignment is not contingent upon the 
development or reporting of a predetermined value or direction in value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.   

• my analyses, opinions, and conclusions were developed, and this report has 
been prepared, in conformity with the requirements of the Code of 
Professional Ethics and the Standards of Professional Practice of the 
Appraisal Institute. 

• the use of this report is subject to the requirements of the Appraisal Institute 
relating to review by its duly authorized representatives. 

• Jonathan H. Avery is currently certified under the voluntary continuing 
education program of the Appraisal Institute. 

• I have made a personal inspection of the property that is the subject of this 
report. 

• no one provided significant professional assistance to the person signing this 
certification. 

• the appraisal assignment was not based on a requested minimum valuation, a 
specific valuation, or the approval of a loan. 

• I have previously appraised the subject property within the past three years. 
 

  

        
       Jonathan H. Avery, MAI, CRE 
       Massachusetts Certified General 
       Real Estate Appraiser #26 
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